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LAKEFRONT DEVELOPMENT

TAX INCREMENT FINANCING & DEVELOPMENT PLANS
ST, JOSEPH, MICHIGAN

NER

- In 1975 the consulting firm of Barton-Aschman Associates was engaged by the

City of St. Joseph to study and prepare'a general development plan for the

downtown éhd adjacent waterfront area.

In their "Framework Plans and Projects" report, Barton-Aschman expressed the
opinion that "the waterfront has significant long-range development
potential, and its relationship to the iake'and rivef, commanding views,
natUrai amenities and proximity to downtown make it a highly attractive site

for future development.”

It was the feeling of Barton-Aschman the "improvement of 1lakefront and
waterfront. properties" was "basic to the long-fange development of downtown"
and that the area would be *highly appropriate for hotel/motel, convention
center, auditorium, marina and other recreational and entertainment
facilities. The report concluded that if the beach area was "strongly
connected to activities above the‘blurf, it would once agéin allow dountown

to open qutward to the lake and river.”

Both the City's Comprehensive Plan, and Parks And Recreation Plan call for a
continuation of coordinated public and private development which would be in
the best interest of the waterfront area. In addition, the plans provide
that the City should taske aggresive steps to preserve lake "and riverfront

property access, bathing and open space.



The comprehensive plan pointed out the mixed land uses existing in the
lakefront area and expressed concern that thé-potential development of the
area would be hindered under the existing zoning. The plaﬁ suggested the
eliminatlon‘ of industrially, zoned land to encourage a more logicall

development of the lakefront.

Mixed and incompatible land use ﬁrbblems have been dgalt with through the
adoption of a new zoning ordibance as recommended in the comprehensive plén
and the area is now zoned "water recreational" and "“open space." Under
these designatxons, the City has the prerogative of approving a variety of

recreational and commercial development proposals.

In order to aid the City in the administration of the new zoning ordinance

‘and to :serve as a guide in evaluating development proposals, a detailed

study and development concept plan has been prepared for the lakefront area.
This .study and concept plan was prepared by Robert Teska and has as its
Qverall ~goal the enhéncement of the attractiveness, vitality and economic
value, and public utilization of the lakefront through a cooperative

public/privéte redevelopment process.

The City has initiated and impleﬁented a successful program of central
buginess district redevelopﬁent and beaﬁtifiéation. The State Street mall,
Office Distriét. and Riverfront Arboretum are major elements of these
programs. Lakefront developﬁent>wnuld compliment. this ongoing development.
It would strgngthen the economic base of thé City, provide  job
opportunities, increase the City's tax base and preserve certain unique

waterfront sites for public recreational use.
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The City has limited ﬁotential for new development bécause of its ‘minimal
amount of vacant land. This scenic beach area is the most valuable resource
of the City and offers almost v&nlimited and immediate redevelopment
potential. It is also one of the most sensitive areas to error in land use

decision.

It is intended that this plan will establish the basis for projects and

~describe the necessary steps to achieve the goals and objectives contained

in the various plans and studies relating to the City's lakefront

development area.

Undertaking development of the lakefront area within the context of this
plan will allow the City to continue its program of guiding land development

in accordance with estabiished policies and toward predetermined goals.

In order to implement the plans and achieve these development objectives, it
is the intention of the City to undertake the redevelopment of the lakefront

area under the provision of Act 450, Public Acts of 1980,

DESCRIPTION OF DEVELOPMENT AREA

The boundaries of the development area are the same as the boundaries of the
Authority District, which was established pursuant to Act U450 of the Public

Actg of 1980,

The development area,' which fronts on Lake Michigan, is adjacent to the

downtown area and the mouth of the St. Joseph River.
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The bulk of the area is bordered by the St. Joseph River, Lake Michigan,
Lake Boulevard and Elm Street.. The -district also includes a strip of beach

running parallel to Lake Street between Elm and Park streets.

The development area consists of approximately 40 acres and includes the
same land described as the "Silver Beach Development Area" in the Robert B.

Teska Associates'study.

A legal description of the development area is as follows:

Beginning at a point on the Southerly line of Elm Street at the
intersection of the Easterly line of Lake Street; thence Southerly
along said line to the Southerly line of Park Street; thence Westerly
1o the water's edge of Lake Michigan; thence Northerly along the
water's edge to the point of intersection with the Southerly line of
the St. Joseph River; thence Easterly along the Southerly line of the
St. Joseph River to the Easterly line of the C & O Railroad; thence
Southerly along said line to the point of intersection with the
Southerly line of lot #449 original town of Newberry Port (St. Joseph):
thence Easterly along said line extended to the Westerly line of Lake
Boulevard extended; thence Southerly along said line to the Southerly
line of Elm Street; thence Westerly along said line to the point of
beginning. -

LAND USE

A. Existing Land Use

The accompanying land use map (Appendix B) shows thoroughfares, street
rights-of -way, public and other land uses that exist at the time of adoptioh
of this plan. The general character of that portion of the developmént area
bounded by the St. Joseph River, Lake Michigan, the Bluff and Lake Boulevard
is open space with several commercial buildings and resideniial structures

located along Broad Street. The area between Lake Street and Lake Michigan

" is open space and is used as a public bathing beach.



Most of the land area, which is open and vacant, was formerly occupied by
industrial buildings and the Silver Beach Amusement Park. Ownership of this

vacant land is concentrated in three local corporations.

The area is highly attractive and under-utilized. The lakefront portion
congists of natural sandy beaches which are visible from and within walking

distance of downtown.

Along the river front, the U.S. Army Corps of " Engineers maintains an
easement U40' wide and 800" long. It provides maintenance access to the
harbor piers from the river as well as docking facilities for Corps’

vessels,

Chesapeake & Ohio Railroad tracks run parallel to and near the bluff on the
extreme eastern edge of the development area. An old historic railroad

station is located at the foot of Broad Street in this same general area.

A three-acre open space bounded by Vine Stréet, Elm Street, Lake Street and
Broad Street is owned by the Whirlpool Corporation. Presently, it is being
leased . to tﬁe City for use as an unimproved park or playgrbund. It also
serveé as a buffer between the lakefront residents tb'the south and the

Silver Beach development area.

Througﬁ agreements with property owners, the public has been allowed access

to both Lake Michigan and the harbor piers.

The current zoning of the development area is water recreational development

which allows. only certain authorized uses in the form of "special



exceptions.” They include planned unit developments, single-family
dwellings, restaurants, coffee houses and tea rooms, taverns, bars and
saloons, hotels, motels and inns, convention hall (as part of a planned unit

development).

A 110' wide open space district exists along the lake shore within which no

development can take place.

B. Future Land Use

The accompanying future land use map (Appendix C) shows the generalized
future use of land in the development area. Attempts will be made in this
development project to maximize areas to berleft as open and public space.
Efforts will be made to insure that individual land use acitivities are
grouped together in accordance with the degree of compatibility betyeen
them. While significant land use changes are anticipated, no zoning changes
in the development area should be neéessary to achieve the objectives of
this development plan. Developﬁent within the area will be adequately
served»thrdugh éxisting or propbsed utility services. Public services sucﬁ
as f(ire and police protection are adequate to serve the total development

area.

Future 1land use in the development area is expected to include residential

and vacation condominiums, marinas and a resort/conference facility.

Land uses will be arranged and designed as "planned functional units" within

the larger area, although actual develdpment may be carried out in stages.



Land uses not requiring lake or river frontages (e.g. playfields, off-street

parking, boat storage, etc.) willrbe located inland.

It is anticipated that higher intehsity activities will be located near the

bluff and the downtown area.

Attempts will be made to make Lake Michigan frontage available for public

access and formal use. Convenient and safe pedestrian access to, and

-circulation throughout, the area will be stressed.

Vehicular access will be as direct as possible, considering the physical

constraints and existing street systems. Access to different functional

. areas should be separated to the extent feasible. Vehicular circulation

within the area should be discouraged.

Adequate off-street parking for major public and private land use should be
located at the periphery of functional areas in the vicinity of access

routes,

Non-residential traffic will be strongly discouraged from utilizing minor

regidential streets.

The bluff area will provide a transitional land use between the development

area and downtown St. Joseph.

The Robert B. Teska Associates Silver Beach/Lions Beach Park Development

Study contains specific and detail land use aobjectives and regulations



relating to the development area. This document should be referred to and
used as a guide in meeting the objectives and standards for land use within

the development area.

C. Rights-of-Way Vacation

~ Several small portions of unessential and under-utilized rights-of-way will

be vacated, abandoned or disposed of in order to achieve the objectives of

this development plan.

That portion of Water Street extending beyond Vine Street and under the

" Chesapeake & Ohio Railroad_‘willvbe made available to.the owner of the

adjacent development site. By combining the right-of-way with. the
development site, better utilization can be made of the total area and the

former right-of-way can be used as a private entrance into the development.

Broad Street, between Lake Street and Lake Michigan, may be vacated in
order to eliminate_ﬁhis right-of -way from within a prime development site

and allow adjacent land to be combined with it for more effective use.

That portion of Lake Street, between Broad Street and the St. Joseph River,
may be combined with the adjacent development gites in a manner that will
benefit the overall development of the area, depending upoh site plans that

are submitted by developeré.

D. New Facility Installation

Water and sanitary sewer lines in the development area have been deemed

inadequate to meet the needs of the development proposed in this plan.
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In order to promote and facilitate the development proposed in this plan, it
is the intention of the Ciiy to install new water and  sanitary lines
adjacent to the sevéral development sites in the 'development area. In
additioh, the City will increase the lift station capacity serving the area.

These improvements are explained in more detail under Section V:

YRedevelopment Projects".

Utility systems within the individual .development sites will be the
responsibility of the developers as will be all internal roadways and
parkihg. Storm sewer éystems serving the development sites will also be the

responsibility of the developer.

The City may also make modest improvements to access streets leading into

the development area in order to enhance the entryway into the projects.

The construction of streets improvements, utilities, public and private

parking facilities, and other physical features wi;l be undertaken with

‘ qmality design, construction and improvement standards required by the City.

E. General Design Plan

The general design and concept plans contained in the Robert B. Teska

Associates Silver Beach/Lions Beach Park Development Study, dated October
1978, serves to, illustrate the overall goals and objectives of this
redevelopment plan. The Teska study establishes the theme of development

for the area and should be followed in all matters relatlng to land use,

‘design standards and development objectives.

1
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QDALS _AND_OBJECTIVES

A. Statement of Overall Coals

The City of St. Joseph has become increasingly aware of the significance of
its lake and riverfront orientation and the importance of these unique

areas.

During the 1970's, the City initiated and is implementing a bold and
successful program of central area development and beautification. The
proximity and relationship of the lakefront to the downtown area make it a

logical next step in the City's redevelopment efforts;

The combination of land use and zoning changes, availability of 1land,
vitality of the central business district, and uniqueness of the lakefront
site suggests that the development area has a strong and immediate

development, potential.

In' order to realize the full devglopment potentials of the area and the
community's goals, an atmospheré of public/private cooperation and trust
must be establ ished. "In addition, the City must establish an
"entrepreneurial® posture: to act aggressively to plan.and implement public
improvements, and to promote and expedite private development in the

development area. The Sjlver Beach/Lions Beach Park Development Study, this

development plan, and the public improvements provided for under this plan,

are gpecific actions that demonstrate such a posture.

It i3 the goal of the City to enhance the attractiveness, vitality, economic
value and utilization of the lakefront area by encouraging development

through certain city initiatives listed in this plan under Section V:

12



"Redevelopment Projects", It is also the position of the City that the

Silver Beach/Lions Beach Park Development Study establishes the foundation

for a good development plan, and that the concepts and recommendations

contained in the study should be implemented in the development area.

B. Statéhent of _Specific Objectives

The Lakefront Developmént Area will be developed in such a way as to serve
four basic and important functions. These functions are consistent with the
character of the community and its comprehensive plan and ara as follows:
attractive, convenient, year-round living; resort, conference ‘andv
entertainment activity; public water-oriented recreation; and enhancemeht of

the scenic quality and image of St. Joseph.

A variety of attractive, vyear-round living accomodations and environment
should be provided for families with -and without children, and for
individuals to whom a central location in the community is convenient, and a

lakefront setting desirable.

Hotel, dining, entertainment, marina and supporting business activities
should strengthen the economy of St; Joseph and it3 role as a resort,
conference and entertainment center, consistent with the progiam of douwntown

revitalization.
Public water-orionted recreation should take full advantage of the unique

quality of this segment of Lake Michigan‘'s shoreline for the henefit of all

city residents.

13



All existing and future activities should be designed, improved, operated
and maintained in a manner that not only protects, but also enhances the

scenic quality of the area and the.image of the entire City of St. Joseph.

Blufftop views of Lake Michigan, the St. Joseph River, and the development
area should be protected and enhanced; special consideration should be given
to (qoftop design. Building height should generallyl conform to the
toﬁography such that the tallest buildings are closer to the bIluff;
moreover, such ‘buildings should be located and designed to avoid conflict

with desired views from the bluff.

Building architecture and facilities design should be harmonious throughout
the area, and the development near the waterfront should reflect a nautical
theme similar to that which has already been established by several

properties in the downtown.

The natural landscape environment should be enhanced‘wheréver possible; e.g.
along the beach and bluff areas, and floral accents should be introduced

elsewhere to provide seasonal color.

"The design of public improvements, such as street pavements, walkways,

lighting fixtures, and gsignage should be coordinated throughout the entire

area, with compatible variations permitted in unique situations.
The overall scale of development clusters and individual buildings should be

restricted to that which is in character with the natural terrain and the

existing residential neighborhood.

14
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The visual and physical impact of the existing railroad should be minimized

ihrough sensitive design.

Additional information relating to land use arrangements, access,
circulation, parking, and design is set forth in Section IIl of this plan

and in ﬁhe Silver Beach/Lions Beach Park Development. Study.

The Chesapeake & Ohio Railroad Station should.be preserved and enhanced as a

historic landmark, and_maintained for active compatible uses.

The direct pedestrian connection at Broad Street should be retained, but

should be redesigned and reconstructed.

“All parking lots should be landscaped to minimize the negative visual impact

of pavement and vehicles, and should be located on sites in a peripherai
configuration so as not to encroach on interior developable space. Public
areas and rights-of -way should incorporate a coordinated design treatment of

pavements, parkways, street lighting and other special features.

Condominiums located near the lakefront should be in the form of clusters of
low;rise units set back from the water's edge so that‘a systém orlsmall sand
dunes might be created to protect the buildings from the direct force of the
wind. Given the sensitive nature of the dune ecology, a boardwalk might be
established to allow pedestrian circulation through the dune without harming

vegetation needed to capture blowing sand and stabilize the dune.

Condominimums located further inland should be mid-rise buildings located
hear and relating to the scale of the bluff. The surrounding environment

should be more formally landscaped than at the lakefroﬁt and could include

15



recreation facilities and a clubhouse,

Tbkiﬁg advantage of the site's proximity to the lake and river, tﬁe focal
pdint of recreational activity should be a marina within the development
area. It would be oriented parallel to the river, thereby minimizing its
intrusion into the development area. The marina could supply permanent and
transient berths, and boaters should be welcomed overnight to make use of

hotel, dining, entertainment and lodging faciiities in the area.

The backbone of the resort/conference facility should be a hotel complex of
high quality and special character, containing meeting and recreational
facilities. Associated with the hotel complex should be a fine restaurant

and limited commercial uses related to the special needs of the complex.

Public access to and use of the lake and river should be maintained to the
greatest extent possible and consistent with practical utilization of the
development sites. It. is especially important that a public beach be

retained and access to the south pier be maintained.

C. Feasibility and Justification

The lakefront development area provides a significant opportunity to the
real estate development industry. " The basis for such an outstanding
opportunity is generated by the development areas location and character,

and by St. Joseph's economic program,

Observations of market analysts suggest a strong demand for residential and

vacation condominiums, and for a resort/conference/entertainment complex

16



near downtown St.. Joseph. They agree that the lakefront area would offer
extraordinary advantages for such a complex, especially if it supplemented
the existing inventory of hotels, motels and related activities in the

community, and if it took full advantage of [ts unique waterfront setting.

The competitiﬁe market for such a facility is favorable. Presently, there

is no similar facility with a lakefront location between Chicago and South

Haven. Regional competition would come from facilities in South Bend and
Kalamazoo, but they do n&t'have the advantage of a lakefront ‘orientation.
The economic basis far the facility is impressive. Within a two-hour drive
of the lakefront area are the'commercial and industrial centers of southwest

Michigaﬁ, northern Indiana, and northeastern Illinois. Chicago's Loop and

“ North Michigan Avenue are only 90 miles (two hours by Inierstate) from the

lakefront development area. From the Chicago market persgpective, a resort
hotel at St. Joseph's lakefront could be comparable.to resorts at Lake

Geneva, Wisconsin.

In addition to this primary market area, Milwaukee1 Indianapolis, Toledo and

Detroit are all within 200 miles of St. Joseph.

Locally, there are no comprehensive reéort/conference facilities. The Lake
Michigan’Community Center has large meeting spaces, but no related lodging; ™
and while there are a number of lodging facilities in the Twin City area,
none have a single.meeting room large enéugh to comfortably accomodate a

group meeting of more than 250 to 300 people.

In addition to the market characteristics, the real competitve edge for a
major resort/conference complex in St. Jospeh is its location on the eastern

‘shore of Lake Michigan.

17
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It is realistic to express considerable optimism and enthusiasm over the
immediate and future opportunities of the development area. The underlying
public interest and enthusiasm which has been expressed in lakefront

development since the Silver Beach/Lions Beach Park_Development Study

reinforces the.'likelihood of successlul redevelopment. Support for the
project has ranged from state agencies to private citizens. The adoption of
this plan and the public improvements financed under the plans are

manifestations of local support.

Opportunities in the development area also exist to satisfy increasing
resident desire for water-oriented recreation, leisure access to the
lakeshore and riverfront, cultural activity, and overall enhancement of the

natural environment.

There is perhaps no better nor more central location in the Cipy for

satisfying these needs than in the lakefront development area.

REDEVELOPMENT PROJECTS

Redevelopment projects provided for in.this plan are intended to facilitate
development. in, and encourage use of, the lakefront area through the
constfuction of new infrastructurg in the fofm of:

1) Utilities and entrywvay improvements

2) Public recreation facilities

The redevelopment projects have been planned to:

1) Achieve the conceptual designs articulated in the Silver Beach/Lions

Beach_Park Development_ Study

18



.2)

Accomodate the immediate and long-term needs of private development
proposals .

3) Provide opportunities for water-oriented public recreation

The extent of the utility {mprovements is based.on'an engineering analysis

and recommendations prepared by Wightman & Associates, Inc. Construction of

the public recreational facility will be based on  preliminary conceptual

site plans and cost estimates prepared by Robert Teska Associates.

Su ry of Proje

1) Utilities Imgrbygments: Construction and installation of 2450 lineal
feet of new ﬁatermain, 6 fire hydrants. 10 watermain valves and other
related work to provide adequate pressure and avallab;e flow in the

development area.

Installation and construction of a 250 gallon per minute lift station, 1
sanitary manhole, u0 lineal feet of 8" sanitary sewer, 100 lineal feet
of 6" force main and other related work to provide adequate waste water

collection to the development area.

Cleaning, root removal and rehabilitation of 913 lineal feet of 8", 12v
and 15" sanitary sewer and other related work to provide adequate waste .

water collection to the development area.

2) Entrancevay Improvements: - Improvements will be made to the
entranceway areas into the development area. These improvements will
include landscaping and pedestrian pathways to physically and visually

connect the bIluff, adjacent downtown area, and arboretum to the

19



development area. Principal entry streets will be landscaped wiih large
high-crowned trees to soften the visual impact of the railroad. Special
lighting and graphics may be added to strengtﬁen pedestrian links
between activity centers. Other programs will be undertaken to
neutralize the visual impact of unattractive areas. These may include
strips of landscaping and other beautification treatmeﬁt to create

buffer 2zones.

3) Restoration and Preservation of Depot: The City has acquired the

building, since it not longer serves a usefui purpose to the railroad.
Emphasis will .be given to making the building energy efficient with
lighting, heating, plumbing, and air conditioning being updated. Other
improvements to the inside of the building will include patching,
painting, and re-finishing. -Exterior improvements will involve a
limited amount of repair, painting, and replacement of some curbs around

the platform. No structural changes would be made which would change or

. destroy the appearance and nature of this traditional depot.

4) Public Recreational Facilities: Construction of improvements +to

permit access to and use of a portion of the beach area as a public
recreational facility. Improvements will include construction of
pérkiﬁg- areas along Lake Street and Broad Street; construction of a
pedestrian boardwalk to permit access to the south pger and the Lake
Michigan shéreline; conétruction of parking areas and pedestrian

boardwalks located in the Broad Street right-of-way west of Lake Street.

20



B.

c.

The Tax Increment Financing Act, Act 450 of Public Acts of 1980, authorizes

Project Coat Estimates

1.

Utilities Improvements:

a. Water system improvementsS..........cevevs0000:..$% 93,000,00
b. Hbstewater collection éystem improvements....... $134,500.00
c¢. Wastewater collection system rehabilitation.....$ 21,000.00

TOTAL $248,500.00

Entranceway and Pedestrian Improvements:

a. Vine Street right-of-way...... cessesesnnacens ...$273,000.00

b. Broad Street right-of-way........cce0ueve eeees..$651,184,00
c. Bluff improvementS........eccceeuee eeseseesssses$192,876.00

TOTAL $1,1l7,060.00
Restoration and Preservation of'Depot ...... sesserens $140,000.00

Public Reéreational Facilities:
a. Broad Street Parking Area..... Cereaseneeaea ....$100,000.00
b. Bdardwalk to South Pier............;............3322.&#0.00

c. Lake Street beach parking........ tecerasescocans $ 60,500.00

TOTAL $482,940.00

Financing of Projects

a new concept in financing projects undertaken by municipalities.

concept is referred to as "tax increment financing" and is a method whereby

the taxes on the

development projects become available to finance further development.

21
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The City of St. Joseph and the St. Joseph Downtown Development Authority,
which has been degsignated the City's Tax Increment Finance Authority, has
determined that in order to finance the projectS'contaihed in this plan, a

tax incremental financing plan will have to be adopted.

The tax increment financing will allow the City and Downtown Development
Authority to acqgire from the “Captured‘Assessed Valué"*of‘the development
érea; The "Captured Assessed Value" means the increase in assessed
valuation (State Equalized Values) of the.development area in any éiven year
over the value at thé time this development plan is édopted. Tax rates
levied on property in the development area, for all unitgs of government,
applied to the captured assessed value of the deve]opment area will Dbecome

available to finance the projects described in this plan.

The State Equalized Value (SEV) for all property within the development
area, which i3 the initial assessed value for purposes of this plan, is
$971,000.00. The estimated captured assessed value is shown on Appendix E,
and the estimated tax increment revenues £o finance projects is shown on

Appendix F.

Some assumptions were made regarding Appendixes "E" and "F" and additional

comments are needed to.gain a better understanding regarding the figures

that have been generated. These are as follows: |

i. During the years that the tax increment financing plan iz in effect,
estimated increases in SEV have been totally based on new construction
taking place Qithin the boundaries of the development plan. Future

growth in the development area would have a minimal effect on the SEV

22



without new construction of privately owned development projects.

2. Anticipated annual increases in SEV within the developmenp area due to

new construction are as shown on Appendix E.

3. Total millage applied as property tax in 1985 was 63.970 mills. Since
millage generally fluctuates year to year, a 63.9 mill tax levy was used
to estimate annual revenue. In addition to funds provided through the
tax increment financing plan, the City and the St. Joseph Downtown
Development Authority will seek various grants and solicit contributions
as required to supplement and expedite redevelopment. The issuance of
either revenue or general revenue bonds, as authorized under Act 450, is

not anticipated.

D. Project Implementation Schedule

An anticipated plan cost in the amount of ten thousand dollars ($10,000.00)
will be made available by the City from other city revenues. Upon = receipt
of tax increment revenues under this plan, these amounts will be returned to

the City for their original intended use.

Installation of the utiiities will bé commenced immediately onn adoption of
this plan. Funds to complete the work will be made available on an interim
basis, by the City from other city revenues. Upon receipt of tax increment
revenues under this plan, these amounts will be returned to the City for

their original intended use.

Entryway improvements, except to the extent that the City might have funds

“to advance for this purpose, will be undertaken with the first tax increment

revenues received in excess of the amounts required to repay the Ciiy for
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earlier advances made for utility improvements.
Restoration of the ratlroad depot and development of public recreational
facilities will be completed as funds are received under this plan and to

the extent they become available from year to year.

TAX_INCREMENT FINANCING PLAN

The theory of tax increment financing is that greater tax revenue will be
generated in an area in which development is taking place, and that it is

appropriate to wutilize a portion of this increased tax revenue for tihe

purpose of paying for further redevelopment.

The tax increment -finanéing approach provides cities with the means to
enhance opportunities for developments, and the system provides a method of
obtaininé funds ﬁo undertake projects which will motivate developers and
investors. Tax increment financing acknowledges énd provides an equitable
solution to the manifestation of "value increment® due to a governmental

unit’'s initiative and expenditures.

The tax increment financing approach is based on the concept of vcaptured

. assessed value", which refers to the increase in assessed valuation of the

project area in any given year over the value at adoption of the development
plan. The operational definition of assessed valuation iz the assessed

value as finally equaliied.

Tax rates levied on property in the development, arca for all wunits of
government - applied to the captured assessed value of the area will become

available to finance the development efforts. The amount of tax increment
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revenue to be transmitted to the authority by the taxing jurisdiction is
that portion of their respective tax levied on the captured assessed value

of real and personal property in the development area.

At the present time, total millage levied within the development area by all
Laxing Jjwrisdictions is 63.970 mills. Appendix G presents a breakdown of
total millage DLy the taxing jurisdictions and the impact on  thase unitsi
Appendix H also shows the relative value of the development area as  a
percentage of the total SEV of the individual taxing Jjurisdiction. For
example, the developumntl area repraesents  approximatoely L700 poercent,
C.70u14%) of the total SEV of the City of St. Joseph, but only 061 . percent.

(.0On61%) of the total SEV of Boerrien County.

Since the tax increment financing plan gencrates revenues based on  captured
SEV over and above the 1986 level, " each taxing jurisdiction will still levy
taxes against the 1986 SEV of $971,000. The 1986 SEV will be used for

laxing purposes throughoutvthe life of the tax increment plan.

The Tax Increment Financing Authority shall< expend the tax increment
revenues received only in accordance with the tax increment financing and
development. plan. [t is the intention of the authority to use the entire
captﬁrcd assessed  value in the development aréa for a period of no longer
than  five (5) years to finance the redevelopment projects outliped in  the

development. plan.

The Authority shall annually submitl a report on the tax incroement  financing
dgccount showing the revenue received and the amount and purpose  of

'
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expoenditures _from the account..  Reports will also be required showing thc.
initial assessed va;ue of the development area and the amount of the
captured assessed vélue retained by the authority. The report. shall be
submitted to the St. Joseph City Commizssion and certain such‘vothcr

additional information as the governing body deems necessary.

An  opportunity will be made available to the taxing jurisdiction to naect
with the governing body Lo discuss the fiscal and economic implications of

the proposed [inancing and development plans.

The tax increment financing plan may be modified by the governing body upon
notice and after public hearings. The governing body may abolish the tax
increment. financing plan when it finds that the purpose for which it was

established is accomplished.

No provision hés been made for the cost of relocating persons diSplagéd as o
result of this plan, or for providing financial assistance, since no
residences are dcsigﬁated for acquisition or clearance, and no families ar

individuals will be displaced.



APPENDIX A

DEVELOPMENT AREA BOUNDARIES
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APPENDIX E
Aﬁnu1LJﬁ:LhzuuzLjiuamz_Gtguzh
Tax Increment Financing Plan
stimat crea Propert lues ( )

[o) Year #

Projected future growth‘in project area due

to estimated new construction - $1,700,000
Total Captured Assessed Value ~ $1,700,000

Program Year #2

Projected future growth in project area due »

to estimated new construction $1,700,000
Total Captured Assessed Value . $1,700,000

Program Year #3

Projected future growth in project area due

to estimated new construction $1,700,000
Total CapturedAAssessed Value : $1,700,000
Program Year #4
Projected future growth in project’area due .
to estimated new construction ' $1,700,000
Total Captured Assessed Value . » $1,700,000
Program Year #5
Projected future growth in project area due
to estimated new construction $1,700,000
Total Captured Assessed Value * ~ $1,700,000
31



Yy X

. 000°005'%

000 1.7 "6

000 1L %

HIETT

028 vib 7 M =+4Y (L FANA ¢4 . 0T9 907

000‘008°'9 | 000'00T's 000'00% ‘s 000‘00L* Y
000 TZL7Z 0007 Y209 OO TLEY G007 TZTe
000°1L6 % 000'1L6 % 000°126 000126
¥4 ¥ 3 A WY ¥ 5048 d
INNIAZYINSWIEINT XU 031037083
4 XIGN3ddY

SNJSASY JUSWRJIU] XE] PIYEWTLST

s3wun 1B
$2 2qey SPRI1IW PejEWIYST

Jeap ueuabodd

40} aniep Passassy padnyde)

JdR3A
ueJdboud 3o pua 32 mady j29fouy
33 SNIBA P3SSassy pIRUITLSY

URld 8147 40 uogidopy 3E
eauy oafoud 30 aniep passassy

32



. *P933IWO SOJ3Z pPUR PSpUNOJd SJE SI3eY
‘S9MBJ 9961 UO paseq AAST 101J1SIQ [O0YOS S1B[PSWJIUI pue 9FI[[0T ‘IO0YSg ‘Ajunc)  TION

oS ens § 0ZSThEn $ 0697GeE ¢ . 092°LiC ¢ 0t9° 801 ¢
TOT™ &R dﬂm*mn. ™6 AR T
osh‘tL - 09611 0.9'g ogL'‘s 068‘Z

| 0S0° L1 oHe‘g | 0€9°9 ozh‘h oI AF4

0oL L 098‘ghe 099981 ohh‘hZlL 0zz'e9
0GZ*‘LS1L | 008°SZ 1 0SE‘h6 oom.,m,o ,om:;m.

000005 9% 000 008" 9% 000"001"G¢  OTOO'OOR £$ OO0 OOL I$

S# AVIA h#  dvdA € dVIA T4 -\ 79 W Adv3A

(UOTADIPSIJUN, BUIXBL TR0 AF 20JNOS SNUSASY JUSWSJIOU] XEBL)

O XIAGN3ddv

(STTIN 6°€9) TVIOL
STIIN 8°G
A3juno) ustausg

STIM 4°4 4°1a3S1d
Tooyog ejerpawtaju]

STTIN €71
9891100 ueBIYoIW 3e]

STTIN 9°9¢ 321a1s1Q
Tooyog ydesor 1S

STITH S°91
ydesop 95 Jo 4310

4 xTpusddy
wouJ AZS poJnade)

33



APPENDIX H

S ed a of Tax Incre t_Plan

On_Local Taxing Jurisdiction
(TIFA District as a Percentage of Units Total Tax Base)

District as % of

Taxing Jurisdictions 1986_SEV 1986 _SEV
City of St. Joseph $ 137,836,500 7047
St. Joseph School District $ 238,274,419 . 40B%
Lake Michigan College $2,209,439,580 ouy,
Intermediate School Dist $2,161 496,094 ousy,
Berrien County | $2,103,415,010 .O46%

1986 District SEV = $971,000
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